
CITY OF MANHATTAN BEACH 
COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 
 

TO: Planning Commission 
 
FROM: Richard Thompson, Director of Community Development 
 
BY: Eric Haaland AICP, Associate Planner 
 
DATE: June 10, 2009 
 
SUBJECT: Consideration of a Coastal Development Permit and Minor Exception to Allow an 

Addition to an Existing Duplex at 121 24th Street. 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission CONDUCT the Public Hearing and 
APPROVE the subject request 
 
 
APPLICANT /OWNER 
 
Richard Ballew 
121 24th Street     
Manhattan Beach, CA  90266       
 
 L O C A T I O N 
  
Location 121 24th St between Highland & Ocean Dr. (See 

Site Location Map). 
Legal Description Lot 13, Block 3, Peck’s MB Tract  
Area District III 
                                                               

L A N D   U S E 
 

General Plan High Density Residential  
Zoning  RH, Residential High Density  
Land Use Existing 

1,939 sq. ft. Duplex 
Proposed 
2,393 sq. ft.  Duplex. 

Neighboring Zoning/Land Uses   North  RH/Duplex 
 South  RH/Duplex 
 East  RH/Residential 
 West RH/Duplex 
 
 P R O J E C T   D E T A I L S 



 
 Proposed Requirement (Staff Rec)
Parcel Size: 2,700 sq. ft. 2,700 sq. ft. min 
Building Floor Area: 2,393 sq. ft. 4,590 sq. ft. max. 
Height 30 ft. 30 ft. max. 
Parking: 2 enclosed spaces  2 enclosed, 2 unenclosed  

spaces (*) 
Vehicle Access  24th Place N/A 
Setbacks  
 Front (west) 
 Rear (east) 
 Interior Side (north)  

  
2 ft.  
16 ft.  
3 ft. 

  
5 ft. (*) 
5 ft. min 
3 ft. min. 

Usable Open Space Lower Unit - 37 sf 
Upper Unit - 167 sf (620 sf 
existing)  

220 sf min.  
220 sf min.  

 
(*) – Minor remodel project may remain nonconforming for setbacks and parking. 
 
BACKGROUND 
 
The subject site fronts on a walk street (24th St.) and abuts an alley (24th Pl.) at the rear. A 
Coastal Development Permit is required because the project includes a greater-than-10% 
addition within the appealable portion (where a decision is appealable to the State Coastal 
Commission) of the Coastal Zone. A public hearing is required, without the option of a waiver, 
because the application includes a Minor Exception request for reduced useable open space. 
Most appealable coastal permit applications involving single-family homes and duplexes 
successfully proceed administratively through the waiver process provided by the coastal 
program. Such applications that require supplemental approvals such as minor exceptions, 
variances, use permits, and subdivision maps, must be reviewed by the Planning Commission at 
a public hearing.  
 
DISCUSSION 
 
The applicant proposes to construct a 453 square foot addition to a 2-story duplex building on a 
standard walk street lot in the beach area. The proposed upper unit addition would replace most of 
an existing outdoor deck area above the attached rear garage.  
 
The project generally conforms to coastal program zoning requirements. The resulting 2,393 square 
feet of total floor area would be 52% of the site’s allowable 4,590 square feet. The existing 2-story 
building height would remain, where a 3-story height is permitted. While the building’s existing 
front yard setback is nonconforming, the rear portion being modified has conforming side yards and 
triple the minimum rear setback. Only two of the four required parking spaces exist, however, some 
surplus driveway area is available for parking. Since this project is considered a minor remodel, the 
code permits the building’s nonconforming parking and front setback to remain.  
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The project’s loss of useable open space does require approval of a Minor Exception. The 657 
square feet of existing countable open space for the property is provided by small front patio and 
deck areas, and the large rear deck area where the subject addition is proposed. The required amount 
is 440 square feet, but the resulting amount would be 204 square feet after replacing most of the rear 
deck area with living area. Section 10.84.120 of the zoning code (attached) provides for Minor 
Exception approval of reduced open space for “dwelling units that are largely 2-story in 3-story 
zones”.  In order to approve this type of Minor Exception, the following findings must me made: 
 

a. The proposed project will be compatible with properties in the surrounding area, including, 
but not limited to, scale, mass, orientation, size and location of setbacks, and height. 
 
b. There will be no significant detrimental impact to surrounding neighbors, including, but 
not limited to, impacts to privacy, pedestrian and vehicular accessibility, light, and air. 
 
c. There are practical difficulty which warrants deviation from Code standards, including, but 
not limited to, lot configuration, size, shape, or topography, and/or relationship of existing 
building(s) to the lot. 
 
d. That existing non-conformities will be brought closer to or in conformance with Zoning 
Code and Building Safety requirements where deemed to be reasonable and feasible. 
 
e. That the proposed project is consistent with the City’s General Plan, the purposes of this 
title and the zoning district where the project is located, the Local Coastal Program, if 
applicable, and with any other current applicable policy guidelines. 

 
Staff believes that these findings can be made since the resulting building will be well below the 
maximum size, and the new construction will be small in scale and compatible with the 
neighborhood.  The project is also consistent with the intention of this specific type of Minor 
Exception, which is to encourage lower buildings rather than prompting property owners to add 
upper floor levels as a result of open space requirements. 
 
Staff also finds that that the project will comply with applicable coastal program regulations. The 
project is consistent with policies II.B 1, 2, 3 of the City’s Local Coastal Program which seek to 
maintain neighborhood building scale, control residential building bulk, and establish building 
height standards. 

 
PUBLIC INPUT 
 
A public notice for the project was mailed to property owners and residents within 100 feet of 
the site and published in the Beach Reporter newspaper. Staff has received a few inquiries, but 
no opposition has been received from project neighbors or other members of the community. 
 
 
 
ENVIRONMENTAL REVIEW 
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The Project is Categorically Exempt from the requirements of the California Environmental Quality 
Act (CEQA), pursuant to Sections 15301 & 15332 based on staff’s determination that the project is a 
minor infill development and will not have a significant impact on the environment.  
 
 
CONCLUSION 
 
Staff supports the request finding that the project: 1) meets the findings required to approve a 
Minor Exception, 2) conforms to applicable zoning objectives and development standards, 3) is 
not expected to have a detrimental impact on nearby properties; 4) is consistent with the goals 
and policies of the General Plan, and; 5) would conform to the City’s Local Coastal Program. 
 
A draft resolution of approval is attached, which would act as the project minor exception 
approval and coastal development permit, if the project is approved by the Commission with no 
further appeal. Several standard conditions typically included have been placed in the resolution 
as well as project specific conditions. 
 
Attachments: 

Draft Resolution No. PC 09- 
Vicinity Map 
Minor Exception Code 
Development Plans (separate - NAE) 

 
(NAE = not available electronically) 

 
c: Richard Ballew, Applicant/Owner 

David Watson, Project Architect 
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